
 Agenda 
item 

6. 

 Report  
no 

HLC/064/23 

 
 

 
THE HIGHLAND COUNCIL 

 
Committee: 
  
 

THE HIGHLAND LICENSING COMMITTEE 

Date: 
 
 

5 September 2023 

Report title: 
 
 

Application for the grant of a short term let licence – Ard 
Neamh, Ardaneaskan, Lochcarron, IV54 8YL (Ward 5 -  
Wester Ross, Strathpeffer, and Lochalsh)  
 

Report by: 
 
 

The Principal Solicitor – Regulatory Services 

 
 

 
1. 

 
Purpose/Executive Summary 

 
 
1.1 

 
This report relates to an application for the grant of a short term let licence. 
 

 
2. 

 
Recommendation 

 
2.1 Members are asked to determine the application in accordance with the Council’s 

hearings procedure. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
3. Background 

 
3.1 In terms of The Civic Government (Scotland) Act 1982 (Licensing of Short-term Lets) 

Order 2022, a licence is required for residential accommodation for use as a short term 
let.  
 

3.2 
 
 
 
 
 
 
 
  

Short term let means the use of residential accommodation provided by a host in the 
course of business to a guest, where all of the following criteria are met: 
 

• The guest does not use the accommodation as their only or principal home 
• The short term let is entered into for commercial consideration 
• The guest is not: 

1. An immediate family member of the host 
2. Sharing the accommodation with the host for the principal purpose of 

advancing the guest’s education as part of an arrangement made or 
approved by a school, college, or further or higher educational institution, or 

3. an owner or part-owner of the accommodation 
• the accommodation is not provided for the principal purpose of facilitating the 

provision of work or services by the guest to the host or to another member of 
the host’s household 

• the accommodation is not excluded accommodation, and 
• the short-term let does not constitute an excluded tenancy  

 
4. Application 

 
4.1 On 21 February 2023 (date application was deemed valid) an application for the grant 

of a short term let licence was received from Mrs Stella Jane Wolfram.    
 

4.2 The Premises to which the application relates to is Ard Neamh, Ardaneaskan, 
Lochcarron, IV54 8YL (“the Premises”). A site plan, detailing the boundaries of the 
Premises, was provided by the applicant as part of the application process and is 
attached as an appendix to this report (Appendix 1). The Premises are those edged 
in red on such site plan. 
 

4.3 Mrs Stella Jane Wolfram is the host/operator of the Premises and has applied for the 
short term let licence as an ‘existing host’ on the basis that in her capacity as the 
host/operator, she was operating the Premises as a short term let property prior to 1 
October 2022. 
 

4.4 The type of short term let which has been applied for is a ‘secondary let’.  A ‘secondary 
let’ involves the letting of a property where the applicant does not normally live. 
 

4.5 The Premises is described as a detached 1.5 storey dwellinghouse which can 
accommodate a maximum of  eight guests. The ground floor of the Premises comprises 
of 2 bedrooms (one ensuite), sitting/dining room, kitchen, utility room, a small 
cloakroom toilet and a bathroom. The upper floor of the Premises comprises of 2 
bedrooms and a bathroom.  
 
 
 
 



 

5. Process 
  
5.1 The application was circulated to the following Agencies/Services for consultation: 

 
• Police Scotland; and 
• Highland Council Environmental Health Service. 

 
5.2 Both of the above Agencies/Services have confirmed that they have no objections to 

the licence being issued. 
 

5.3 The Scottish Fire & Rescue Service was not further consulted on the application as the 
fire safety checklist, which was completed by the applicant, pertaining to the application 
was deemed satisfactory. 

5.4 
 
 
 

During the initial statutory consultation period, the Licensing Authority were advised that 
the public site notice, advertising the applicant’s short term let licence application was 
not displayed in a place where it could be conveniently read by members of the public.  
 
The applicant was requested to redisplay the public notice for a further period of 21 days.  
The applicant has provided a certificate of compliance, confirming that a public notice of 
application for their short term let licence was displayed at or near the Premises from 
the period 18 March until 19 April 2023. This period includes the required statutory 21 
day timescale. 
 

6. Public representation 
 

6.1  
 
 

It is open to any member of the public to submit an objection or representation in relation 
to an application for a licence for a short term let. 
 
During the notice of display period, the following timeous objections were received and 
are attached as Appendices to this report: 
 
• Letter of objection dated 4 April 2023 received from Shirley M Anderson (Appendix 

2). 
• Letter of objection dated 6 April 2023 received from Lynda Gettie (Appendix 3). 
• Letter of objection dated 11 April 2023 received from David Gettie (Appendix 4). 
 

7. Determining issues 
 

7.1 Paragraph 5(3) of Schedule 1 of the Civic Government (Scotland) Act 1982 states that 
a licensing authority may refuse an application to grant or renew a licence where: 
 
(a)    the applicant or anyone else detailed on the application is not a fit and proper 

person; 
 
(b)    the activity would be carried out by a person other than the applicant who, if he 

had made the application himself, would have been refused; 
 
 
 
 
 



(c)   where the licence applied for relates to an activity consisting of or including the use 
of premises or a vehicle or vessel, those premises are not or, as the case may be, 
that vehicle or vessel is not suitable or convenient for the conduct of the activity 
having regard to 

 
(i)   the location, character or condition of premises or the character or condition 

of the vehicle or vessel, 
(ii)   the nature and extent of the proposed activity, 
(iii)  the kind of persons likely to be in the premises, vehicle or vessel, 
(iv)  the possibility of undue public nuisance, or 
(v)   public order or public safety; or 

 
 
(d)       there is other good reason for refusing the application. 
 
If required, the Principal Solicitor – Regulatory Services will offer particular advice on the 
criteria relating to this particular application. 
 

7.2 A copy of this report has been sent to the applicant and the objectors who, in the terms 
of paragraph 4(2) of the Civic Government (Scotland) Act 1982, have been invited to 
attend and will be provided with an opportunity to be heard by the Committee.  
 
All parties have also been advised of the procedure which will be followed at the meeting 
which may also be viewed via the following link: 
 
Licensing hearings procedures | Licensing hearings procedure (Licensing Committee) 
(highland.gov.uk) 
 

8. Policies 
 
The following policy is relevant to this application: 
 

• Short-term let licensing policy statement (which includes the mandatory and 
additional licence conditions attached to all Short Term Let Licences):- 

 
A copy of this policy can accessed here or a hard copy can be supplied where requested. 
 

9. Implications 
 

  
9.1 Not applicable. 

 
Date:  16 August 2023 
 
Author: Julie Traynor 
 
Reference:  FS483673012 
 
 
 
 
 
 

https://www.highland.gov.uk/downloads/file/17628/licensing_hearings_procedure_licensing_committee
https://www.highland.gov.uk/downloads/file/17628/licensing_hearings_procedure_licensing_committee
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.highland.gov.uk%2Fdownloads%2Ffile%2F25349%2Fshort-term_lets_-_policy_statement&data=05%7C01%7CJulie.Traynor%40highland.gov.uk%7Ce9492a95542e487e0f9b08db56c3c1b2%7C89f0b56e6d164fe89dba176fa940f7c9%7C0%7C0%7C638199170978802735%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=d%2BdFps6ltyfWLLL9HcSqm9bbFbV8XDH7gWggzGlJIwo%3D&reserved=0
https://highland-dash.achieveservice.com/fillform/fillform-process-view.php?db_id=3j21fc64ba9b240f5f4#collapse1


 

Background Papers:  
• Civic Government (Scotland) Act 1982 
• The Civic Government (Scotland) Act 1982 (Licensing of Short-term Lets) Order 2022 

 
APPENDICES: 
 
Appendix 1: Site plan, detailing the extent of the Premises 
Appendix 2: Letter of objection dated 4 April 2023 received from Shirley M Anderson  
Appendix 3: Letter of objection dated 6 April 2023 received from Lynda Gettie  
Appendix 4: Letter of objection dated 11 April 2023 received from David Gettie  
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Appendix 1



The Highland Council 

Town House 

Inverness IV1 1JJ 
4th April 2023 

Dear Sir/Madam, 

APPLICATION FOR SHORT TERM LET LICENCE 130118511 

Ard Neamh, Ardaneaskan, Lochcarron IV54 8YL 

I object to the above application due to the following: 

I live in a quiet little hamlet on the outskirts of Perth with houses dotted between fields and 
woodland.  The dwelling across the road from me was released for Holiday Lets in 2015.  I speak 
from experience of the disruption that can be caused.   
Stag Parties, with loud music blasting into the early hours, fireworks, bottles and cans thrown into 
the field, Take-away cartons and litter left where used and blowing over to my garden.   Hen Parties 
and in fact other nonspecific parties were just as bad with the music and alcohol spoiling the tranquil 
surroundings. 

This property was accessed by a PIN Key System, nobody onsite for arrival or departure of the 
guests.  The owner of the property didn’t live locally and so was not witness to any undesirable 
behaviour.  Any restrictions stated on the booking agreement would not be enforced due to the lack 
of presence or monitoring by the owner.  It is also of comparable size to Ard Neamh making it an 
ideal Party House.  It was however an extremely lucrative business for the owner. 

Holiday lets are fundamental to the survival of idyllic but remote areas like Lochcarron.  It is 
wonderful to have the opportunity to enjoy lochside holidays and it is an industry that should be 
strongly encouraged and invested in.  There are many really well managed holiday lets around 
Lochcarron working perfectly and respectfully with the environment and residents alike which is 
such a benefit to all. 

However, I have stayed in the area in the past and I am aware of the land ownership situation with 
the neighbouring property, Hazeleigh.  These two closely adjacent properties are highly dependent 
on each other for safety, security and wellbeing.  They are quite different from other holiday lets 
around the loch in that they have open boundaries due to shared land and access and it is not 
permitted by the owners of Hazeleigh to erect secure fencing to protect their home.  Hazeleigh is 
used by the owners to live in and to sometimes work from home.  This application has had such a 
serious impact on their mental wellbeing and the worry about their future happiness. 

Yours faithfully, 

Shirley Mackenzie Anderson (Mrs) Please confirm receipt of this objection. 
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Shared garden area to front of houses - no fences or barriers to separate 
different uses of each property.  Access available up to windows of properties.

Boat slip at far left of mown grass with vehicles driving around and turning on 
grass to access.

OBJECTION REPORT 11.04.23 

APPLICATION FOR SHORT TERM LET LICENCE - Number HI-10068-P 
130118511 Ard Neamh, Ardaneaskan, Lochcarron IV54 8YL

Context photos to be viewed in conjunction with objection from Mr D Gettie

Image of our home showing lack of barriers to prevent strangers approaching 
and attempting access.







Regular maintenance activities in shared garden.

Drainage ditch Free roaming livestock locally
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